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Mr. E. M. Fleming 

Chairman 

Greater Toronto Coordinating Committee 
5 Park Home Avenue 

Suite 210 

North York, Ontario 

M2N 6L4 


Dear Mr. Fleming: 


Background Paper No. 1: Description of Urban Structure Concepts 


This is the first in a series of background reports for the Greater Toronto Area Urban 
Structure Concepts Study. The background reports in the series are as follows: 
Description of Urban Structure Concepts; 

Minimal Growth Option; 

Transportation Systems; 

Water, Sewers and Solid Waste; 

Greening/Environment; 

Human Services; 

Comparison of Urban Structure Concepts; 

Public Attitudes Survey (to follow in Fall, 1990). 


OOmtrel SON (Fue 2 RD: 


The overall study results are presented in a separate report titled Summary Report: 
Greater Toronto Area Urban Structure Concepts Study. 


This report describes the rationale and nature of the three urban structure concepts which 
are compared in the study. Following a brief introductory chapter, Chapter 2 presents an 
overview of the three urban structure concepts, including a discussion of the premises on 
which they were conceived and the issues addressed in developing them. Chapters 3, 4 
and 5 present, respectively, a more detailed description of concepts 1, 2 and 3; this 
includes the principles on which each concept is based, the postulated distribution of 
population and employment by area municipality, a summary of urban densities and land 
consumption, and a broad portrayal of each concept in map form. An Overview 
Description of the three concepts and background assumptions is presented in Section 2.4. 


240 Richmond Street West, 5th Floor, Toronto, Ontario M5V 1W1 (416) 596-1930, FAX (416) 596-0644 
IBI is a group of companies practising professional consulting and is affiliated with BIA Beinhaker/Irwin Associates Architects, Engineers, Planners 


Digitized by the Internet Archive 
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University of Toronto 


https://archive.org/details/39260212060094 


Mr. E. M. Fleming -2- June 8, 1990 


We have attempted to capture, in the three concepts, the range of urban form attributes 
to be addressed in the study, in the context of comments received from the Urban 
Structure Subcommittee at the meetings held on February 27, March 9 and March 23, 
1990. It should be emphasized that this is not a planning study and the three concepts 
are essentially case studies, each capturing a different set of urban structure attributes, as 
a basis for analysis and comparison. 


This study breaks new ground by drawing together demand, supply, cost and effectiveness 
findings for three quite different future urban forms for the entire GTA including both 
“hard" and “soft” infrastructure. There is, therefore, little precedent against which to assess 
the results, some of which are perhaps unexpected or at least thought-provoking. The 
results are therefore preliminary, for discussion. If, as the findings are scrutinized and the 
comparison ratings are discussed, a consensus emerges regarding a preferred future urban 
structure for the GTA and/or a process for moving purposefully in that direction, the 
study will have served its purpose. 


The opinions offered herein are those of the consultant and reflect to the extent possible 
comments received from the Urban Structure Subcommittee established for this study. 
They do not necessarily reflect the views of the Greater Toronto Coordinating Committee 
or the governments represented on the Committee. 


We trust that the information and opinions offered will be helpful in the context of the 
study and subsequent planning activities and decisions. 


Yours sincerely, 


IBI GROUP 


(Pah We 


Philip H. Beinhaker 
Managing Director Managing Director 
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BACKGROUND AND 
OBJECTIVES 


THE THREE 
CONCEPTS 


Greater Toronto Area Urban 
Structure Concepts Study: 
Background Report No. 1: Description 
of Urban Structure Concepts: 
Executive Summary 


The Greater Toronto Coordinating Committee (GTCC) initiated this 
study in order to provide strategic information regarding the 
infrastructure requirements and costs to the year 2021 of three quite 
different urban structure concepts for the Greater Toronto Area. 
This information and related qualitative comparisons of the three 
concepts are intended to be a basis for informed debate regarding the 
most appropriate future distributions and densities of urban 
development in the Greater Toronto Area (GTA), as a basis for 
subsequent planning and development decisions. 


The purpose of the Greater Toronto Area Urban Structure Concepts 
study is to develop three generic urban structure concepts for the 
GTA and to provide a broad, strategic comparison of the concepts 
with particular emphasis on their infrastructure requirements (e.g. 
transportation, hard services, greening/environment, human services) 
and the capital costs of such facilities, as well as impacts on the 
immediate hinterland of the GTA. Other important criteria such as 
environmental, economic and energy implications and the ability to 
achieve sustainable development were to be included in the 
comparison. 


It is emphasized that this is not a planning study, in that none of the 
three concepts is being put forward as a recommended plan. Rather, 
each of the concepts is a case study, postulated in order to examine 
the infrastructure and related functional and quality aspects of three 
contrasting urban structure possibilities for the GTA. 


In accordance with the terms of reference, the three urban structure 
concepts were developed following the prescribed guidelines: 


1. a status quo concept, representing a continuation of existing 
trends, characterized by substantial population growth in the 
suburban regions at relatively low density, with continuing 
concentration of office development downtown and in various 
subcentres in Metro and the four adjacent regions (designated as 
Concept 1, Spread); 


2. aconcept in which substantial additional population growth/ 
intensification occurs within Metro Toronto, and other "mature" 
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OVERVIEW 
DESCRIPTION 


Greater Toronto Area Urban Structure Concepts Study: 
Background Report No. 1: Description of Urban Structure Concepts: 
Executive Summary 


urbanized areas adjacent to Metro along with further 
intensification of employment activities, such that the rate of 
urbanization occurring beyond Metro boundaries would be 
significantly reduced (referred to as Concept 2, Central); and 


3. an intermediate concept in which residential and employment 
growth occurs primarily in and around various existing 
communities in a compact form, resulting in reduced 
consumption of undeveloped land relative to Concept 1 
(referred to as Concept 3, Nodal). 


The three concepts are generic in that Concepts 1 and 2 are 
intended to test relative extremes of low and high population density 
and population/employment mix respectively, while Concept 3 
represents an urban form aimed at compact, nodal growth with a 
relatively balanced population/employment mix and distribution of 
growth in all five regions of the GTA. 


Exhibit 2 in the body of the report shows the actual distribution of 
population and employment by region in the base year (1986) and 
the postulated distribution for each of the future years (2011 and 
2021) for Concepts 1, 2 and 3. Also shown in each instance are the 
ratio of total employment to residential population in each region, 
referred to in this presentation as the activity rate, and estimates of 
the urbanized area and gross urban density for each concept. 


All three concepts assume the same total population and employment 
in the GTA: 6.02 million people and 3.44 million jobs by 2021. 


Concept 1, Spread, assumes a continuation of existing trends and has 
the same distribution of people and jobs throughout the five regions 
and 30 area municipalities as those developed in the Greater Toronto 
Area Coordinating Committee projections during the fall of 1989. 
Essentially, it would produce major population growth, at low 
densities, in the four suburban regions with continuing strong 
employment growth and modest population intensification (to 

2.43 million persons by 2021) in Metro Toronto. Under this concept, 
the population in Metro Toronto would increase by 235,000 while the 
population of the four suburban regions would increase by 

2.05 million persons. 


Concept 2, Central, would provide a major redistribution of 
population, with growth of the Metropolitan Toronto population by 
1.61 million to 3.80 million persons. In contrast, the population in 
the four suburban regions would increase by some 680,000 to 
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A BASIS FOR 
COMPARISONS 


Greater Toronto Area Urban Structure Concepts Study: 
Background Report No. 1: Description of Urban Structure Concepts: 
Executive Summary 


2.22 million persons. Employment growth would be substantial in all 
five regions, such that there would be a considerably closer balance 
between the number of people and the number of jobs in each 
region than would be the case under Concept 1. 


Concept 3, Nodal, would be intermediate in its broad distribution of 
population and employment, with 2.80 million persons in Metro 
Toronto by 2021, an increase of about 610,000, and 3.22 million 
persons in the four suburban regions, an increase of 1.68 million. 
While the "macro" distribution of people and jobs in Concept 3 
would be similar to that of Concept 1, it would differ in having a 
significantly higher density of population and employment in the 
suburban regions because of its postulated compact, nodal growth 
based on existing communities. 


The gross density for the entire GTA, measured in terms of 
population plus employment divided by urbanized area, would 
increase from about 15.4 per acre (38.0 per ha) in 1986 to 15.8 per 
acre (39.0 per ha) in 2021 under Concept 1, Spread, 20.4 per acre 
(50.4 per ha) under Concept 2, Central, and 18.1 per acre (44.7 per 
ha) under Concept 3, Nodal. Conversely, the urbanized area, which 
would grow from about 590 sq. miles (1,520 sq.km) in 1986 to about 
940 sq. miles (2420 sq.km) in 2021 under Concept 1, would be 
considerably less at 730 sq. miles (1,870 sq.km) in 2021 under 
Concept 2 and an intermediate level of 820 sq. miles (2,110 sq.km) 
under Concept 3. 


The implied growth trends of the three concepts are illustrated 
graphically in Exhibits 3A and 3B in the body of the report. Details 
regarding population and employment levels, land areas and densities 
by area municipality are shown for 1986 and the two future years 
(2011 and 2021) considered in this study, in Exhibit 5 for Concept 1, 
Exhibit 9 for Concept 2 and Exhibit 11 for Concept 3. Maps 
showing in conceptual terms the general form and extent of 
urbanization under each concept are shown respectively in Exhibits 6, 
10 and 12. The principles based upon which each concept was 
developed are also described. 


The three urban structure concepts described in this report were the 
basis for comparing infrastructure requirements, capital costs and 
other qualitative aspects of the three concepts, as described in the 
other background reports and the Summary Report of this study. 
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1. INTRODUCTION 


1.1 BACKGROUND 


Greater Toronto Area Urban 
Structure Concepts Study: 
Background Report No. 1: Description 
of Urban Structure Concepts 


As documented in the Terms of Reference and elsewhere, the 
Greater Toronto Area (GTA), comprising Metropolitan Toronto and 
the Regional Municipalities of Durham, Halton, Peel and York, is at 
a critical point in its development: 


most of the land in Metro Toronto has been developed; 
population growth has therefore slowed but rapid 
employment growth continues and there are significant 
options for further population growth through 
intensification and development/redevelopment of a number 
of major sites; 


rapid urbanization is occurring in the four adjacent 
Regional Municipalities; major issues include the structure 
and density of development and the balance/mix of 
population and employment, which greatly affect 
infrastructure requirements; 


in the GTA as a whole, rapid growth in the number of 
people and jobs, compounded by unprecedented increases 
in per capita demand for transportation, hard (water and 
sewer) services, waste disposal, housing, health, education, 
social services and recreation, have placed great strains on 
the infrastructure required to provide these services; 


continuing rapid growth is forecast for the GTA and, while 
rates of per capita demand increases may taper off to some 
extent (e.g. with saturation of the rate of entry by women 
into the labour force and a correspondingly reduced rate of 
employment growth relative to population, increasingly due 
to the aging of the population), massive infrastructure 
investments will be required to address supply-demand 
deficits which accumulated during the 1970s and 1980s, 
along with the requirements of an additional one and one- 
half to two million people expected to be living in the GTA 
20-30 years from now; 
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1.2 STUDY 
OBJECTIVES AND 
SCOPE 


1.3 NOTA 
PLANNING STUDY 


Greater Toronto Area Urban Structure Concepts Study: 
Background Report No. 1: Description of Urban Structure Concepts 


¢ important decisions on the density, structure and mix of 
land uses and the types and locations of infrastructure will 
be required in order to maintain and enhance, if possible, 
the quality of living (in terms of measures such as housing 
and urban amenities, economic opportunities, transportation, 
water supply and sewage/waste disposal, preservation/ 
enjoyment of green areas, quality of the urban and rural 
environment, and availability of human services) now 
enjoyed by inhabitants of the GTA; 


¢ coordinated long range planning and a means for the 
overall management of growth and implementation of 
infrastructure is required which, while relatively easy in 
earlier decades when most of the growth was occurring in 
Metro Toronto, is now more complex because of the 
involvement of five regional governments, 30 local 
municipalities, and a large number of boards and 
commissions. The provincial government, through its 
Greater Toronto Coordinating Committee (GTCC) in 
cooperation with the relevant ministries, has been working 
with representatives of the regional and local municipalities 
to set up a workable process which will provide this 
coordinated approach. 


The general objective of this study is to develop three generic urban 
structure concepts for the GTA and to provide a broad, strategic 
comparison of the three concepts with particular emphasis on their 
infrastructure requirements (e.g. transportation, hard services, human 
services, open space) and the capital costs of such facilities, as well as 
impacts on the immediate hinterland of the GTA. The comparison is 
also to include other important criteria such as environmental, 
economic and energy implications and the ability to achieve 
sustainable development, help preserve the regional and global 
environment, and maintain at as high a level as feasible the quality of 
life for those living and working in the GTA and areas surrounding 
it. Major influencing issues and policy aspects inherent in each urban 
structure concept are also to be identified and discussed. 


It is important to emphasize that this is not a planning study, in that 
none of the three concepts is being put forward as a recommended 
plan. Rather, each of the concepts is a case study, postulated in 
order to examine the infrastructure and related functional and quality 
aspects of three quite different urban structure possibilities for the 
GTA. The study results will help provide a basis for decisions on the 
nature of the next phase of the strategy. 
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Greater Toronto Area Urban Structure Concepts Study: 
Background Report No. 1: Description of Urban Structure Concepts 


The study is, therefore, a pre-planning exercise, aimed at providing 
basic information regarding the three generic concepts, as a basis for 
consideration and discussion by those responsible for managing, 
developing and servicing the GTA and by the public at large. 
Insights resulting from the study may be expected to influence 
subsequent planning activities. For example, it is possible that hybrid 
urban structure/infrastructure concepts may be developed 
subsequently, drawing on the most promising aspects of the original 
three generic concepts, and that one or some combination of these 
may be adopted as a planning framework for ongoing development 
and infrastructure decisions. Such a framework is needed, not only 
for the next 20 or 30 years but also to appreciate the longer term 
implications (i.e. beyond 30 years) of several development scenarios. 


This pre-planning study is the first step: a "what if" exercise to 
demonstrate the basic urban structure and infrastructure attributes of 
three very different scenarios for the GTA 20 or 30 years from now. 
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2 OVERVIEW OF 
URBAN STRUCTURE 


CONCEPTS 


2.1 THREE GENERIC 


CONCEPTS 


2.2 


TYPOLOGY 


Greater Toronto Area Urban Structure Concepts Study: 
Background Report No. 1: Description of Urban Structure Concepts 


In accordance with the terms of reference, the three urban structure 
concepts were developed following the prescribed guidelines: 


1. a status quo concept, representing a continuation of existing 
trends, characterized by substantial population growth in the 
suburban regions at relatively low density, with continuing 
concentration of office development downtown and in various 
subcentres in Metro and the four adjacent regions (designated as 
Concept 1, Spread); 


2. a concept in which substantial additional population growth/ 
intensification occurs within Metro Toronto, and other "mature" 
urbanized areas adjacent to Metro along with further 
intensification of employment activities, such that the rate of 
urbanization occurring beyond Metro boundaries would be 
significantly reduced (referred to as Concept 2, Central); and 


3. an intermediate concept in which residential and employment 
growth occurs primarily in and around various existing 
communities in a compact form, resulting in reduced 
consumption of undeveloped land relative to Concept 1 
(referred to as Concept 3 Nodal). 


The three concepts are generic in that Concepts 1 and 2 are 
intended to test relative extremes of low and high population density 
and population/employment mix respectively, while Concept 3 will test 
an urban form aimed at compact, nodal growth with a more balanced 
population/employment mix and distribution of growth in all five 
regions of the GTA. 


In order to help understand the basic differences and logical origins 
of the three urban structure concepts, Exhibit 1 presents a typology, 
or basic classification system, for the three concepts. 


In a "macro" sense, there are two basically different options for 
distributing the approximately 2 million additional people expected to 
be living in the GTA in 2021 relative to the current population of 
about 4 million. In the exhibit, we label these A. and B., as follows: 


A. future new population is largely distributed outside the existing 
central built up area; 
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Greater Toronto Area Urban Structure Concepts Study: 
Background Report No. 1: Description of Urban Structure Concepts 


B. future new population is located largely inside the existing 
central built up area. 


These two distributions of population growth are fundamentally 
different, such that they are expected to exhibit major infrastructure 
differences and impacts in all major areas considered under this study 
(transportation, hard services, greening/environment, human services, 
external impacts). 


Within option A there are two basic ways in which the population 
and related employment could be distributed, as follows: 


Spread distribution: relatively low density, evenly distributed 
population and employment distribution occurring mainly on 
new, "greenfields" land (although with some significant 
employment concentrations as in the existing situation); 


Nodal: a more clustered distribution of population and 
employment into higher density nodes located mainly within or 
adjacent to existing urban boundaries but associated with existing 
suburban communities (e.g. Milton, Richmond Hill) as well as 
those in the central, built-up areas, producing a more compact 
urbanized form. 


As shown in Exhibit 1, these two ways of distributing population and 
employment, under Option A in which most such new development 
takes place outside the central existing built up area, correspond to 
Concept 1, Spread, and Concept 3, Nodal, respectively. As described 
further below, Concept 1 is postulated as having a somewhat higher 
population in the four regions adjacent to Metro Toronto than is the 
case for Concept 3; this difference is larger for York, Durham and 
Halton than it is for Peel, reflecting the fact that Peel contains the 
major cities of Mississauga and Brampton which are reaching 
"maturity" as contiguous parts of the GTA’s main urbanized area, and 
which may therefore be considered as transitional between the 
mature urban state of Metro Toronto (essentially no greenfields lands 
left for development) and the other three suburban regions (which 
are characterized by smaller urban communities, still having relatively 
easy access to adjacent greenfields land). The main difference 
between the two concepts, however, is the spread out, lower density 
nature of Concept 1 (most of which occurs on new, greenfields land) 
versus the more compact, nodal distribution in Concept 3 (much of 
which would be redevelopment, plus higher density development on 
adjacent new land). 
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Greater Toronto Area Urban Structure Concepts Study: 
Background Report No. 1: Description of Urban Structure Concepts 


The other fundamental population distribution, characterized as 
option B. above with most of the new population locating inside the 
existing central built up area, leads directly to urban structure 
Concept 2, Central. It would, in theory, be possible also to postulate 
two ways of distributing population under the centralized option: one 
in which redevelopment would occur fairly uniformly throughout the 
urbanized area, and the other in which redevelopment would be more 
concentrated into specific sites. The first of these was not developed 
into a concept for further study, mainly because it would be less 
practical to redevelop and intensify the population on every city block 
than it would be to leave the majority of such blocks essentially as 
they are now (possibly with some infill, intensification along major 
arteries, and higher utilization of existing housing stock), with the 
major population growth occurring by creating residential density on 
currently under-utilized industrial or institutional land. The other 
reason for selecting this sub-option for Concept 2 is that such a 
distribution of population and employment is more efficiently served 
by public transit than would be the case for a more uniform 
distribution of people and jobs; since it is a basic premise that the 
Central concept would require a greatly increased emphasis on 
transit, it is therefore logical to select the more site specific form of 
Concept 2 for analysis under this study. Population and employment 
intensification will tend to occur on land which is well served by 
existing or committed transit/commuter rail lines and which is 
currently not used to its potential. 


This typology also helps to explain why it is harder to illustrate 
Concept 3, nodal, on a map than is the case for Concepts 1 and 2: 


Concept 1, Spread, is relatively easy to draw on a map, since 
most of the new population can be assumed to be relatively 
uniformly distributed on greenfields land adjacent to the existing 
urbanized area. Existing employment centres, such as the Metro 
Toronto CBD and the North York, Scarborough and Mississauga 
city centres, are assumed to continue growing in employment 
terms but without a major intensification of population in such 
centres; 


Concept 2, Central, can be illustrated on a map by showing a 
much tighter urban envelope (essentially in the same location as 
the existing urban envelope), with areas of population as well as 
employment concentration on major redevelopable sites in Metro 
Toronto and other mature/maturing urban areas such as 
Mississauga; 
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Concept 3, Nodal, is not so easily depicted in map form because, 
while the nodes within the existing central urbanized area 
(largely Metro) can be located at the existing city centres and 
some other major redevelopable sites, those outside the existing 
built up area could be at a variety of different locations, and 
there are fewer guidelines (e.g. in terms of the areas of 
redevelopable land available) regarding their number and size. 
Clearly, there must be a strong relationship between a 
postulated mapping of the nodal concept and the basic 
transportation system (particularly in terms of commuter rail and 
rail rapid transit lines) which is assumed to serve and help shape 
the nodal concept. 


This relationship is addressed very broadly on the right hand side of 
Exhibit 1: 


Concept 1, Spread, is anticipated to have a transportation 
concept which emphasizes improved service for radial trips 
(between large, spread out resident population in the suburban 
regions and increased employment in the mature urban areas 
[much of it concentrated in the Metro CBD and other city 
centres]) and trips to more evenly distributed employment 
growth in the suburban areas. In order to serve the greatly 
increased radial demands while recognizing the space and other 
limitations on constructing new radial roads in urbanized areas, 
the transportation concept is expected to include improved 
commuter rail services, possible extensions of existing rapid 
transit lines into the adjacent regions, possible "crosstown" or 
"circumferential" rapid transit connectors between the radial 
"spokes" or commuter rail and rapid transit lines, and substantial 
improvements/extensions of both arterial roads and major 
highways in the suburban areas. Most such roads would likely 
carry bus routes, many with relatively low ridership because of 
the low density of population and employment; 


Concept 2, Central, is anticipated to place the major 
transportation emphasis on a much improved grid of rapid transit 
and commuter rail lines within the existing urbanized area, with 
a strong emphasis on crosstown and circumferential lines as well 
as improved radial lines but with less emphasis on extending the 
latter beyond the existing central urban envelope, and a 
correspondingly reduced emphasis on road network 
improvements and expansions; 
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Concept 3, Nodal, is anticipated to have a transportation 
concept which may look quite similar to that for Concept 1 
when drawn conceptually on a map, but would have a 
considerably greater transit emphasis in terms of the capacity 
and service level provided, and possibly a greater emphasis on 
crosstown/ circumferential rapid transit or commuter rail lines 
providing more direct connections among the nodes. A single 
nodal urban structure concept is studied, however, as described 
further below in Chapter 5. 


2.3 MAJOR ISSUES A number of important issues and principles were considered in 
developing the three urban structure concepts, as follows: 


the "base case" population and employment forecasts to 
2021, prepared during the fall of 1989 by the Greater 
Toronto Coordinating Committee (GTCC) and its 
consultants (Clayton Research Associates Limited and 
Hemson Consulting Ltd.), in collaboration with the regional 
municipalities, were taken as the basis for Concept 1. This 
reflects the premise that the GTCC projections are an 
extension of existing trends. They are not targets, and we 
understand that these projections will be updated annually. 
This assumption and definition of Concept 1 was confirmed 
by the Urban Structure Subcommittee at the meetings on 
February 27 and March 9, 1990; 


the GTA totals for population and employment, as 
projected under the GTCC "base case", were taken as the 
GTA totals also for Concepts 2 and 3, in order that valid 
comparisons could be drawn among the three concepts in 
terms of overall costs for infrastructure, etc. It is 
recognized that overall population and employment growth 
may be affected by conditions experienced under the three 
concepts, but such differences in general are very difficult 
to quantify and, if this were attempted, would complicate 
the comparisons; 


Concept 2, Central, reflected a fairly extreme level of 
population intensification in Metropolitan Toronto and 
adjacent urbanized areas, in order to test the impact of 
higher population density in existing central, urbanized parts 
of the GTA, and a more even balance between population 
and employment within Metro and in each of the 
surrounding regions. The intent is to test as high a level of 
population in Metro by 2021 as feasible, bearing in mind 
redevelopable land areas and reasonable redevelopment 
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densities in Metro and also recognizing existing (late 1989) 
population levels and approved developments (although not 
necessarily Official Plan levels) in the rapidly growing 
suburban regions; 


¢ similarly, the variety of locations and sizes of development 
nodes under Concept 3 reflects the locations of existing 
established communities, locations with high accessibility 
under the existing and potentially expanded transportation 
network for this concept, and considerations of available 
land, distance from the Metropolitan centre, and 
transportation capacity. 


Accessibility, for all three concepts, includes intercity transportation 
and access to major facilities (e.g. Pearson International Airport, a 
possible new airport in north Pickering, Union Station) and major 

recreational areas, as well as transit and road connections for intra- 
GTA passenger and goods movements. 


Exhibit 2 shows the actual distribution of population and employment 
by region in the base year (1986) and the postulated distribution for 
each of the future years (2011 and 2021) for Concepts 1, 2 and 3. 
Also shown in each instance are the ratio of total employment to 
residential population in each region, referred to in this presentation 
as the activity rate, and estimates of the urbanized area and gross 
urban density for each concept. 


The source of the base year numbers is the 1986 census and the 
reports prepared by Clayton Research Associates Limited and 
Hemson Consulting Ltd. for the GTCC in October, 1989 in support 
of the GTCC projections referred to earlier. Similarly, as noted 
above, the source for the Concept 1 figures is the Clayton and 
Hemson reports, taking the "base case" projections. It can be seen 
that Concept 1 represents a greater increase in jobs relative to 
people within Metro than is now the case, and a relatively minor 
increase in this ratio in three of the four adjacent regions, with a 
reduction in Durham. An important implication of this concept, 
therefore, is a strengthening of the trend toward long work trips from 
residential areas in the surrounding regions to jobs in Metro, with 
corresponding demands on the transportation infrastructure. 


Concept 2, Central, was based in part on an estimate of how much 
residential population could be accommodated in Metro Toronto if 


fo hogan boreal ok 
@ OA [dgdhitnaaial ¢ 
| hia et bas (olete gota 
ta i ane fe month hen | 


ane 


: } i A an 


¢i 


al 


rome) igen, bh, poltotuntes Ms icin ee | pvenia's N sailsat | 
1G) Oi imines ‘Bed ehadacdy, ‘oa hog, Xone ape etl aint) ng tolyes A 
Rae x, weyeeorickoh yo} (gos pies, TOG) eitay. cra wt edt) der Bo, 

y mormeciquny lated Yo oe ott), ous sige see th vette OA 

| Roilssraaing ait int in! Boast orig: “baie ct nolslunag tiligaben i 
aMcyng boa’ bite basins eh nu 3 30 ) ean veo. bam ae), inet ‘tut a i ie Hany agit Me mh a 

| , pee dss Wh, bat ccaall ee) 


out, frig janeriod apa ‘a al are sino gait vif oh Ms aes oft” | 
Dries bresign wateinonia, if binges moiyal) wd Baeqang waa 2 Ee 
FOCI t ple bu ee tocony ini TO ol) we heitd igri hea HEMET a a ah oa ae ei ery) | 
Lenten its eantivgle, coy} a, bean wdroloojerny oT rly Med 
tens conan cl es) le tonne) och wet Bo oat needa ih, 
pene sie reat aN CO her eee ehh: winialiet hy meyers. creping 
on svivetor ice, nmap wiatal, “eoioNy ie Motmanget f 
vortar qhovihwley eine , S289 a yr ah arsed Nornt nid ainithwe inl a 
w clniw AMDT inva rug onl to wongid wl onan wid) a aera Mei 
AquaneD, seiyh) Wor Aridrtegerad Janirognit pA. sanisveh age ni welicibay 
“at! mit ayia) sicve qacd brnwor beereary huh hi) aoe cova ® ud, ee 
nidrw ,ovteM nt adie cal anchy agen bicneveyatnra, foi ih Hen | 
elite dasa Pen Xe grit: en 


te 


thoum wad 40 adngiites te no. neq. ni pee sh Jadtignty .& ’ yea oe 
‘H oto), cto: f. t oruimwonass wd mn hao i i, tiles 


dnowo 


“UondeOld ,PSbD ESBG, DOLD ours! | da0Uu0Dd :e10N 


(eoly peziueqin/{atd)) Asueg ssol5 
(so10e jo $,000) Baly peziueqif 
(d/a) eve AWAnoY 
(8,000) 3 ‘juewAojdw3 |2}0L 
(8,000) d ‘UOneindod juSpIsey 
J2PON :€ l\dJONOO 
(eaay peziueqin/[a+d)) Ausueg sso15 
(so108 jo 3,000) Bely peziueqif 
(d/a) ervey AWANoY 
(8,000) 3 ‘uewAojdwz |e}0L 
(8,000) d ‘uoneindod juapisey 
PCPBAUOD :Z LASIONOD) 
(ealy peziueqin/[a+d)) Aysueg sso15 
(se1908 jo 8,000) Boly peziuReqi/ 
(d/a) evey AWAY 
(s,000) 3 ‘juewAojdw3 je}0 
(8,000) d ‘uoneindog uepisey 


peaids :| 1dJONOO 


(ealy peziueqin/[a+d)) Ailsueq ssoly 
(se108 JO 8,000) BeJy peziueqi/ 

(4/3) ervey AWAnoy 

(8,000) 3 ‘juewAojdwa |BIOL 
(8,000) d ‘uoneindog jwepisey 


Wd 81:10 o6-UNf—-1L LYM MAIAJBAO 9I!4 


@ LIGIHXH 


: _ 


en aos 


a 


A re cd aaeiniea aay i aciiigg iopwe 


— pele’ 


sor | Bees ers =. | Ree re lage = [eve a (e000) 7 ipalealoo’ ieebaate 
— = | . 86 —Vies. | ae — Ingsryotgend bargE 
| Taba rato bese & ieee rn | aieA Vivid | 
. Ss i Bac Ste ; 7 3E i = ie aon sae 
oe inne ry: 55: ae {abit haninadiNDS7 = 


a es 
4 
& 
*. i” ; 
o 
£. 
a.) SS ae 
% 
? 
“4 
? 
4 
; 
*] 
ry 
a 
2 
c 


} wre age | . is iniugo? mebieaht 
tts pee is Sze fz 620) 3 _Meeereoigend teat . 
} 0829 | 5  REBO cu a = - FAG) sta yaaa - 
wie | OG Le ‘ i fA es ie aio 1b 4 900) ond besinsdd) 
ae. (ee [nor } exe ial bos ihedAfS+S jj yen eae 


a a on - — ~ — A at RR 


Let 
b sh 
i 
’ 
f 
y 
i 
> 
~ 


; | pe , eS i: ie oo eo as fiottel 
| 35s | Gat ers ' $a ; {#'0G9} 2 coment WT | 
eo” CT Stas g2h.6 pan FS) coef yivind - 
» 8 5.68 e358 c {eer Jo 2°000) sak Serinadwl 

eee 2 i i 7 FF ips ; fae berm YS-S | ytene( =O na | ; 


rrr a Stetina < J i he ee — - a 


ogioajat? *sea> caen8* DOTS wih ai T ‘ae sek 


Demographic, 
Economic and 


Immigration 
Assumptions 


Greater Toronto Area Urban Structure Concepts Study: 
Background Report No. 1: Description of Urban Structure Concepts 


major parcels of land were redeveloped for residential and mixed 
residential/employment uses at appropriate redevelopment densities. 
As described more fully below in Chapter 4, it was estimated that, 
under this concept, up to 4 million people could conceivably be 
accommodated in Metro Toronto; a slightly lower level of 3.8 million 
people was selected, for the year 2021, based on reasoning described 
in Chapter 4. The distributions of population and employment in 
Metro and the other four regions were then estimated reflecting the 
existing distributions and growth rates and reasonable trends in the 
activity rate in each region. An examination of the resulting activity 
rates shows that this concept provides a test of a greater balance 
between population and jobs within each region, with Metro having 
levels comparable with those in 1986 and the surrounding regions 
having a significantly better balance between people and jobs than 
would be the case under Concept 1. 


Concept 3, Nodal is intermediate between Concepts 1 and 2, with a 
2021 population of 2.8 million in Metro Toronto and correspondingly 
higher populations in the four other regions than would be the case 
under Concept 2. Similarly, the activity rates under Concept 3 would 
be intermediate between those of Concepts 1 and 2. 


As noted earlier in Section 2.2, while there is some similarity between 
the levels of population and employment in each region under 
Concepts 1 and 3 (particularly in Peel), there would be a significant 
difference in the density and distribution of urban development, with 
Concept 3 portraying a more compact, nodal type of development 
and Concept 1 portraying a more spread development at lower 
densities. 


Implicit in all three concepts is the assumption that, generally, 
existing demographic trends, social values and immigration policies 
will persist during the 30 years under consideration. The basic 
demographic trends include: 


¢ continuing rapid entry of women into the out-of-home 
labour force, but at reduced rates relative to the last two 
decades, reflecting increasing saturation of participation 
rates for women; 


¢ continuing rapid rates of household formation until the turn 


of the century, as the remainder of the baby boom 
generation enters the real estate market; 
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¢ an increasing number of retired persons living in the 
community, particularly following 2011 as the baby boom 
generation starts to reach retirement age; 


¢ reflecting the above, an increase in the overall participation 
rate between 1986 and 2011, followed by a decline to an 
intermediate level by 2021; 


¢ a persisting trend to smaller household sizes, but at 
declining rates relative to those experienced in the past 20 
years; 


e an overall age distribution for the GTA which is identical in 
all three concepts. 


In terms of social values and economic conditions, the following 
assumptions are implicit in all three concepts: 


¢ a continuing belief in social democracy; 


¢ increasing policies and actions to preserve the environment 
and natural resources on a "sustainable development” basis; 


* continuing reliance on a market-based economy with the 
expectation of continuing growth in the context, however, 
of economic uncertainties relating to increasing levels of 
international competition, significant changes in trading 
agreements and patterns, and the extremely high debt load 
of the Government of Canada and other public and private 
sector participants affecting the economy of the GTA; 


¢ persistence of the GTA as the nation’s prime financial, 
commercial and industrial centre; 


* continuation of the federal policy of regional income 
redistribution, without which there could be increased in- 
migration to the GTA from less prosperous parts of 
Canada. 


It is recognized that there are tensions between some of the above 
assumptions (e.g. possible impacts on economic growth rates if 
"sustainable development" limits are agreed to). 


Assuming that the low fertility rate which has applied since the mid- 
1960’s persists, the most important variable affecting future GTA 
population growth is the rate of net in-migration. The population 
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projections on which this study is based assume that present Canadian 
immigration policy will persist, but with a future rate of net in- 
migration to the GTA about 60% higher than was experienced during 
the period 1971-1986: 40,000 per year versus 25,000 per year. (See 
also Background Paper No. 2: Minimal Growth Option.) While a 
relatively high proportion of GTA in-migrants are likely to be from 
abroad, it is assumed that the new arrivals will tend to adapt to 
Canadian conditions and social customs, including housing 
preferences, in a manner similar to that which has been experienced 
during the past two or three decades. It is important to recognize 
that any significant changes in Canada’s immigration policy, a federal 
jurisdiction, would strongly affect population growth rates in the 
GTA; a more restrictive policy would result in lower 
population/employment levels than those projected for the GTA in 
this study and, conversely, higher international immigration rates 
would contribute to a higher GTA growth rate. 


Exhibit 3(a) illustrates the implied population growth trends in each 
region for each of the three concepts to the years 2011 and 2021, in 
the context of past growth trends between 1971 and 1986 in each 
case. Similar trends and projections are also shown for the GTA as 
a whole. Exhibit 3(b) shows implied employment growth trends in 
the same format. In order to emphasize that this is not a planning 
exercise, and that each concept is a case study for testing future 
infrastructure and related implications, Exhibits 3(a) and 3(b) 
deliberately leave out any trend lines between 1986 and 2011. 


It can be seen, however, that the 2011 to 2021 trends implied by the 
three concepts are not inconsistent with a projection of past trends in 
each region and for the GTA as a whole. The other point 
graphically illustrated in Exhibit 3 is that the levels/trends of 
population are more similar between Concepts 1 and 3 in most of the 
regions, with Concept 2 being quite different and, in fact, testing a 
fundamentally different population distribution, as discussed earlier. 


Exhibit 2 also provides an overview of the urbanized land area in 
each Region and the GTA as a whole in 1986 and the amount of 
greenfields land which would be consumed during the 35 year period 
under each concept. 


It can be seen that there are significant differences among the three 
urban structure concepts in terms of the amount of greenfields land 
consumed by each. Starting with an existing urbanized area of about 
376,000 acres (152,000 ha) in 1986, Concept 1, Spread, would grow 
to an urbanized area of about 600,000 acres (242,000 ha), an increase 
of about 224,000 acres (91,000 ha) or a 60% increase over the 
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amount of land urbanized in 1986. In contrast, Concept 2, Central, 
would have an urbanized area of about 464,000 acres (187,000 ha) by 
2021, a growth of about 88,000 acres (36,000 ha) or a 23% increase 
over the 1986 urbanized area. Concept 3, Nodal, would be 
intermediate between the other two concepts, with a 2021 urbanized 
area of about 522,000 acres (211,000 ha), an increase of about 
146,000 acres (59,000 ha), making it 39% larger than the 1986 
urbanized area. 


Correspondingly, the gross urban density (defined as population plus 
employment divided by urbanized area) would be lower in Concept 1 
than in Concept 2 and would have an intermediate value in 

Concept 3. As shown in the right hand column of Exhibit 2 the gross 
density, which was about 15.4 people plus jobs per acre (38.0 per ha) 
in 1986, would be about 15.8 per acre (39.0 per ha) for Concept 1, 
would rise to 20.4 per acre (50.4 per ha) for Concept 2, and would 
have an intermediate level of 18.1 per acre (44.7 per ha) for 
Concept 3, by 2021. 


For purposes of this study, we present population and employment 
distributions by area municipality for each of the three concepts. The 
boundaries of the 30 area municipalities in the GTA are shown in 
Exhibit 4. The area municipality distributions are used because the 
base year data are more readily available and it is felt that the 
distributions will be more easily understood when keyed to local 
political jurisdictions. 


For purposes of analyses related to infrastructure requirements, etc., a 
somewhat finer set of analysis district was also used, involving the 16 
planning districts within Metropolitan Toronto and subdividing some 
of the area municipalities outside of Metro Toronto. The resulting 
62 analysis districts are shown in Appendix A, in map form in 

Exhibit A-1, and Exhibit A-2 lists the existing and projected 
population and employment at the 62 analysis district level. 


A further disaggregation of population and employment was also 
made to the level of TARMS (Toronto Area Regional Modelling 
System) zones, as originally developed by the provincial Ministry of 
Transportation, for purposes of the transportation analyses of this 
study. Since there are 1,047 TARMS zones in the GTA, lists of 
estimated population and employment at this level are not provided 
here. 
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As noted earlier, the regional and area municipal distributions of 
population and employment under this concept reflect the “base case" 
projections prepared by the GTCC during the fall of 1989. 


Exhibit 5 provides a more detailed appreciation of the projected 
distribution of population and employment by area municipality under 
Concept 1. The gross densities at which this development is assumed 
to occur and the acres of greenfields land which would be consumed 
by 2011 and 2021 under these assumptions are also shown. 


The table shows the existing (1986) population and employment 
(subdivided into non-industrial and industrial), the estimated current 
urbanized land in 1986 (the latter subdivided into two categories: 
residential plus non-industrial employment, which tend to be fairly 
intimately mixed at the macro scale considered in this study, 
particularly when considering "population-serving" employment; and 
industrial employment), and the 1986 gross densities for these two 
categories of urbanization. Shown at the right hand side of the 
exhibit is similar information for the spread city concept, for the year 
2011 and the year 2021, respectively. 


Since the GTCC projections were made at the area municipality level 
only as far as 2011, we distributed their regional projections for 2021 
among area municipalities in each region, in accordance with the 
2011 area municipality projections and reflecting an extension of 
similar trends. 


Columns L and M, in the middle of the table, show the implied 
future gross. development densities (for population plus non-industrial 
employment and for industrial employment, respectively) which would 
exist in each area municipality by 2021, corresponding to the future 
levels of population and employment and the "greenfields" 
(unurbanized) land consumed under the concept. In order to 
estimate the latter, greenfields development was assumed to proceed 
at relatively low densities, but slightly higher than those experienced 
during the past decade in the four suburban regions, reflecting recent 
trends. The assumed incremental gross densities for development on 
new land were generally in the range 11-15 persons per acre (27-37 
per ha) for population plus non-industrial employment, and in the 
range 6-16 employees per acre (15-40 per ha) for industrial 
employment, reflecting differences among the area municipalities. 
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3.4 MAP OF 
CONCEPT 1 


Greater Toronto Area Urban Structure Concepts Study: 
Background Report No. 1: Description of Urban Structure Concepts 


The future gross development densities shown for the area 
municipalities within Metro Toronto are the densities at which the 
residential population plus non-industrial employment (on the one 
hand) and industrial employment (on the other hand) would be 
accommodated in 2021 recognizing that there would be no greenfields 
development in Metro (since no such land is available for 
development there) and that all of the growth would therefore occur 
on redeveloped land. 


A map showing estimated urbanized areas under Concept 1, Spread, 
is shown in Exhibit 6. This shows graphically the large amount of 
greenfields land that would be consumed between the present day 
and the year 2021 at the relatively low densities postulated under this 
concept. 
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Greater Toronto Area Urban Structure Concepts Study: 
Background Report No. 1: Description of Urban Structure Concepts 


As noted earlier, this concept is based in part on the selection of a 
postulated 2021 population level for Metro Toronto, taking into 
account the amount of suitable redevelopable land available in Metro 
and the number of people who could be housed on that land at 
appropriate redevelopment densities. Some of the analyses on which 
a possible 2021 Metro population in the range of 3.8-4 million 
persons were based are illustrated in Exhibits 7 and 8. 


Exhibit 7 illustrates a rather simple exercise which was carried out to 
estimate what the population of Metropolitan Toronto would be if it 
were developed at the same gross density as that currently existing in 
the City of Toronto. As shown in Exhibit 7, slightly more than 

3.85 million people could live in Metro Toronto at the gross 
population density currently experienced in the City of Toronto. This 
illustrates that a very significant increase in population within Metro 
would not necessarily be unthinkable in terms of urban function and 
amenities, since these attributes of the City of Toronto are generally 
considered to be quite acceptable and this is strongly reflected in the 
high real estate prices experienced in the City. 


Another approach to estimating a possible "holding capacity" for 
Metro Toronto is illustrated in Exhibit 8. An analysis was carried out 
to identify major parcels of land within Metro Toronto which could 
potentially be redeveloped for residential purposes and for mixed 
residential/employment activities. As shown in Exhibit 8, some 7,500 
acres (3,000 ha) were identified with residential potential and an 
additional 4,200 acres (1,700 ha) with employment potential, for a 
total of about 11,700 acres (4,700 ha). The distinction between 
residential and employment is quite broad and, as noted above, it is 
quite likely that mixed residential/ commercial and, in some cases, 
mixed residential/industrial activities would likely result on a 
considerable portion of the redeveloped lands. 


For redevelopment within the City of Toronto, a redevelopment 
density of 300 persons per acre (741 per ha) was postulated. This 
would correspond to about four times coverage, which is consistent 
with that in the St. Lawrence housing development and proposed for 
the Ataratiri development near the mouth of the Don River. In the 
other parts of Metropolitan Toronto outside of the City of Toronto, 
a somewhat lower redevelopment density of 240 persons per acre 
(593 per ha), corresponding to about three times coverage, is 
assumed. This is consistent with densities currently being approved in 


16 


r _—- 
i 
' 
t 
: 
0 
wd 
H en) 
¢ 
a 
Ls 
’ ‘ 
i ae 
} 


- 


opomgy se ase eae eo aa 
| ois iio Bey ay i, i oe 


: f ( ae 1: ae 
mye i : sf ; an , Fan Ned 


ima: sy -aptatin anne iran e/a URW ais ta I an -— ou tea ogre heap 


3 
Ge . 
‘vay P 
iy 4 
ig ’ riuhe 
tiie ’ 
% ih 


a a, — tellin 


1 
7 
‘ 


of 4 et Paer sh eet) | Beer # eg aed i 
Satin a0, Plone) ap a . 
‘bid Ae: i Oe 2 pT 
ai ae rae a 
; DOB: i. , : , 


ay (ee na 
eA \ ae i) 
ae! i 


we ie 
TT te 


' 
| 
} 
y - 
‘| oones ; " P 
; 
{ 
f 


| of a, | ir ao) ete 
{ ¢ ‘ ‘in ie = 
. se ae we 
Paes it es ree ee 
: : \ tate Ode ve! an he 
nee ae ee eee ‘os i efi! el ianireeeined lind aidentee mai Len eteceteeriadine ements a lh 0s vtec 


i , ue im ein eure 


LS ana a 


i 
useweaindree whey aairatierduanremriceeieraae 


(+ i thy wailed Mi ort une"? Ue i a fe) Sy DY oe are cet | pattie ACh altia 


r : 
— oe ar Oe ey ane area lanl pa Stren Sari pti ea 


(att praatey 1 pyar a | maya wo sciaecuane ae 


‘ ar nee— citrl ere eanrl 


bore wer | 


— yf ne ste eso 


{ 
io) ; GAes j eerie, dap they ar e). aw ih i 
| | . 
4 
} 
| 


mcndanioess | ecpouaen tage, ia note 


ieitreater? 


etn =e 
= 


Greater Toronto Area Urban Structure Concepts Study: 
Background Report No. 1: Description of Urban Structure Concepts 


North York and other parts of Metro for lands similar to those which 
would be redeveloped under this concept. 


Based on these assumptions, Exhibit 8 shows that a potential 
additional population of some 1.920 million persons could be 
accommodated in Metro, yielding a future population of some 

4.054 million persons. It should be noted that this analysis does not 
include the additional population which could be accommodated 
through intensification of residential development along major 
arteries, as is currently being considered by Metropolitan Toronto and 
the City of Toronto. 


Based on these analyses it was concluded, from the land holding 
capacity point of view, that a future population of up to 4 million 
persons in Metropolitan Toronto would be feasible. It was decided, 
in consultation with the Urban Structure Subcommittee, to test a 
somewhat lower level of population intensification under Concept 2; 
that is, a Metro Toronto population of 3.8 million by 2021. This is 
based partly on the fact that this is slightly less than the population 
which could be accommodated in Metro if it had the same gross 
population density as currently exists in the City of Toronto, a density 
which can be visualized based on the actual situation in the City and 
which can be seen to be compatible with generally accepted levels of 
urban density and function for a large urban area. 


Another reason for selecting the lower population level in Metro 
relates to current (December, 1989) population levels and rapid 
growth rates in the four other regions, particularly York. The 
postulated population distribution for Concept 2 (3.8 million 
population in Metro by 2021 versus the higher figure of 4 million) is 
more compatible with current levels of existing and approved new 
population in the suburban regions, recognizing that existing 
initiatives and approved developments must continue. The approach 
taken in this study is to postulate an intensified/central concept which 
appears feasible based on the availability of developed and 
redevelopable land in the built-up area. The next phase of the 
strategy would likely include studies intended to identify urban 
settlement options and the required policy changes to achieve the 
implementation of these options. For Concept 2, the latter could 
include changes to existing Official Plans and other policy changes to 
achieve population intensification in central, built-up areas. Other 
policy changes might apply to encourage the compact/nodal urban 
structure of Concept 3. 
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Greater Toronto Area Urban Structure Concepts Study: 
Background Report No. 1: Description of Urban Structure Concepts 


Broad Density 
Comparisons with 
Other Areas 


A comparison of Metropolitan Toronto’s gross population density 
with the densities of other major urban centres will help to put this 
in context. This comparison draws on 1980 data as presented in a 
recent paper from Murdoch University in Perth, Australia ("Learning 
from the Best and the Worst: Thirty-Two International Cities with 
Implications for Gasoline Use and Emissions", by J. R. Kenworthy 
and W. P. G. Newman, October, 1987). As listed in this paper, the 
gross population density of Metro Toronto in 1980 was about 

16 persons per acre (40 per ha). (The population and residential 
area data in Exhibit 5 show a similar gross density of 17.5 persons 
per acre (43 per ha) in 1986 for Metro Toronto.) This is 
considerably more than the figures of 4 and 5 persons per acre (9.9 
and 12 per ha) quoted respectively for Phoenix and Boston in the 
Murdoch University paper, but less than the densities of 19, 23 and 
29 persons per acre (47, 57 and 72 per ha) quoted respectively for 
Paris, London and Vienna. Much higher densities are quoted for 
Tokyo (42 persons per acre or 104 per ha) and Hong Kong (117 
persons acre or 289 per ha). On this basis, it can be seen that 
Metro Toronto falls very much in the middle of the range in 
comparison with other major world cities. The GTA, with a gross 
population density in 1986 of about 9 persons per acre (22 per ha), is 
more comparable with the gross density of New York City (8 persons 
per acre or 20 per ha), reflecting the large urbanized area and 
extensive suburban areas which have been developed at low densities 
in both metropolitan areas during the decades since World War II. 


Based on the figures in Exhibit 9, the gross population density of 
Metro Toronto under Concept 2 would be about 30 persons per acre 
(74 per ha) in 2021, while the overall density of the GTA would be 
about 17 persons per acre (42 per ha). It can be seen these 
densities are still quite moderate in terms of other world metropolitan 
areas, and the 2021 density in the GTA under Concept 2 would be 
quite similar to that currently experienced in Metro Toronto. For 
comparison based on the figures in Exhibit 11, the gross population 
density in Metro Toronto would be about 22 persons per acre 

(54 per ha) in 2021 under Concept 3 and the density of the entire 
GTA would be about 15 persons per acre (37 per ha) under this 
concept. Under Concept 1, the gross population density in 
MetroToronto would be about 19 persons per acre (47 per ha) in 
2021 and the density of the entire GTA would be about 13 persons 
per acre (32 per ha). Gross population density, as presented in the 
above examples, is defined as total population divided by gross 
residential acres (including streets, parks, schools, etc.) in the 
jurisdiction. 
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4.2 DISTRIBUTION 
OF POPULATION 
AND EMPLOYMENT 


4.3 URBAN 
DENSITIES AND 
LAND CONSUMPTION 


4.4 MAP OF 
CONCEPT 2 


Greater Toronto Area Urban Structure Concepts Study: 
Background Report No. 1: Description of Urban Structure Concepts 


The estimated distribution of population and employment in 2011 and 
2021 under Concept 2, by area municipality, is shown in Exhibit 9. 
The tabular layout of Exhibit 9 is the same as that described earlier 
for Exhibit 5. As shown, the population within Metro Toronto would 
be substantially higher under this concept than under Concept 1, with 
correspondingly higher levels of employment but not such an extreme 
difference in this variable. Reflecting this, population levels in the 
four adjacent regions and their area municipalities would be 
substantially lower, as shown, and there would be a more even 
balance of population and employment in each of the five regions. 


The other major differences between Concept 2, as shown on 
Exhibit 9, and Concept 1, as shown on Exhibit 5, are the higher gross 
densities and much smaller consumption of greenfields land implied 
by Concept 2 relative to Concept 1. The total values for the entire 
GTA, in this regard, were discussed earlier in section 2.3; details by 
area municipality are shown in Exhibits 9 and 5, allowing a 
comparison between the two concepts at the area municipality level. 
Generally the incremental population densities in the suburban 
regions would be similar to those under Concept 1 while the 
redevelopment densities in Metro would be substantially higher, as 
shown in Exhibit 8. 


The areas which would be urbanized between 1986 and 2021 under 
Concept 2 are illustrated in map form in Exhibit 10. A comparison 
with Exhibit 6 shows in graphic form that Concept 2 would consume 
substantially less greenfields land than would Concept 1. The 
difference, of course, is that as much as 11,000 acres (4,500 ha) of 
land within Metro Toronto, currently in industrial, institutional or 
other low density uses, would be redeveloped for higher density 
residential and mixed residential/employment uses under Concept 2 
and, as shown in Exhibit 9, population levels in the four regions 
surrounding Metro would be considerably lower than they would 
under Concept 1. 


Also shown conceptually in Exhibit 10 are possible locations of 
population/employment concentration in Metro and Mississauga under 
Concept 2. As noted earlier, these are based on designated centres 
and major sites of redevelopable land. 
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5. CONCEPT 3: 
NODAL 


5.1 CONCEPT 
PRINCIPLES 


Greater Toronto Area Urban Structure Concepts Study: 
Background Report No. 1: Description of Urban Structure Concepts 


As described earlier, this concept assumes lesser concentration of 
resident population in Metropolitan Toronto than would be the case 
under Concept 2 (some 2.8 million people by 2021 under Concept 3, 
versus 3.8 million people under Concept 2) which would mean that 

1 million additional people would be living in the four surrounding 
regions by 2021 under Concept 3 relative to Concept 2. This means 
that there would be almost as many people living in the four 
surrounding regions under Concept 3 as there would be under 
Concept 1, particularly in Peel Region. The important distinction 
between Concepts 1 and 3, as noted earlier in Section 2.2, is that the 
density of population and non-industrial employment under Concept 3 
would be higher in the four surrounding regions than it would under 
the spread city assumptions of Concept 1. This would be achieved in 
Concept 3 by a nodal urban form, with compact development in and 
around existing communities, carefully integrated with existing 
development. Nodes of these types, including both residential 
population and employment, would be located particularly in 
communities well served by commuter rail or rapid transit. 


As background to describing such a nodal concept in generic terms, a 
hierarchy of three categories of nodes was considered, as follows: 


Node Population Typical Typical 
Category Range Population Employment 
A Nodes 75,000 + 100,000 50,000 
B Nodes 25,000 - 75,000 50,000 25,000 
C Nodes 5,000 - 20,000 10,000 5,000 


Each node would also have a level of employment which would yield 
an activity rate for the node about equal to the regional activity rate 
for the area municipality, with variations higher or lower than this in 
specific nodes depending on factors such as the urban context and 
the size and density of the node. 


Typically, A nodes would be located on a major commuter rail or 
rapid transit line in communities which are already reasonably well 
established and where there is sufficient land available for 
redevelopment/development into residential and mixed residential/ 
employment uses. B nodes and C nodes would also desirably be 
located on commuter rail or rail rapid transit lines, but would be in 
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Greater Toronto Area Urban Structure Concepts Study: 
Background Report No. 1: Description of Urban Structure Concepts 


areas where less land is available, and/or which are located farther 
from the Metropolitan centre. In some instances, the smaller two 
categories of nodes might not be located on a commuter rail or rail 
rapid transit line, but might be served rather by express bus. While 
the emphasis is on rail transit to serve such nodes, clearly the 
locations of major existing and new highways will also be important in 
considering nodal sizes and locations, particularly those which have a 
greater emphasis on employment activities relative to residential 
population. 


A relatively compact node with, say, 100,000 people and 50,000 jobs 
in it would typically generate about 20,000 work trips in the peak 
hour. Depending on the mix of people and jobs in the node, its 
distance from the Metropolitan centre, and the availability of other 
suitable jobs in the surrounding region, typically about one-third of 
the commuting trips could be to work opportunities in the same 
node, another third to work opportunities in the four regions 
surrounding Metro, and the remaining third to work opportunities in 
Metro Toronto, of which one-third, in turn, could be destined for the 
metropolitan Central Business District (CBD). These numbers would, 
of course, vary considerably depending on specific circumstances, but 
they are useful as a preliminary indicator of the relationship between 
size/type of node and required transportation system capacity to serve 
it. For example, an A node with 100,000 people and 50,000 jobs, 
based on the above assumptions, might typically require enough 
commuter rail and rail rapid transit capacity to move about 1,000 
work trips to the Metropolitan central area and additional 2,000 work 
trips to the remainder of Metro, in the peak hour, assuming that fifty 
percent of the work trips would be by transit, and the other fifty 
percent by auto. An additional 6,000 or 7,000 trips directed to work 
opportunities in the regions surrounding Metro would require enough 
road capacity to serve perhaps 4,000 - 5,000 person trips by auto in 
the peak hour, with the remainder carried on rapid and local transit, 
while the remaining 6,000 or 7,000 work trips would be served by a 
combination of local transit, automobile and pedestrian travel, 
depending on the density, urban form and available transportation 
services in the node itself. The transit market share could be 
considerably higher than the above numbers (e.g. 85-90% transit use 
to the CBD) based on the level of transit service provided and on 
other factors which will be examined as part of the transportation 
analysis. For example, experience in GTA communities with a high 
level of commuter rail travel to the CBD (e.g. on the Lakeshore west 
line) has shown that people with jobs in the CBD will preferentially 
locate in such communities and will exhibit a very high orientation to 
the CBD and a high market penetration of commuter rail. 
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Greater Toronto Area Urban Structure Concepts Study: 
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5.2 DISTRIBUTION 
OF POPULATION 
AND EMPLOYMENT 


5.3 URBAN 
DENSITIES AND 
LAND CONSUMPTION 


It can be seen that an A node would therefore require a commuter 
rail or rapid transit line, typically, to serve the estimated commuting 
trips to the metropolitan downtown area and to other nodes and 
work opportunities in the remainder of the GTA. The work trip 
volumes and required capacities would be correspondingly smaller for 
B nodes and C nodes, such that other forms of rapid transit (e.g. 
express buses) could be considered in some instances. 


The above principles were broadly considered in developing a generic 
compact/nodal concept. 


The assumed distributions of population and employment by area 
municipality under Concept 3 are tabulated in Exhibit 11. In line 
with the overview discussion of section 2.3, it can be seen that there 
would be about 372,000 more people in Metro by 2021 under 
Concept 3 than under Concept 1, which means that, while smaller 
than under Concept 1, there would be a very substantial growth of 
population in the four adjacent regions with correspondingly 
significant rates of employment growth and a greater level of 
population/employment balance in each region under Concept 3 than 
under Concept 1. The distribution of population and employment 
postulated for Concept 3, as shown in Exhibit 11, assumes that most 
of the growth would be concentrated in and around existing 
communities and population/employment centres, with greater 
emphasis on those in and close to the existing urbanized area than 
on more remote communities. 


It can be seen from Exhibit 11 in comparison with Exhibits 5 and 9, 
that the gross urban densities for population plus non-industrial 
employment under Concept 3 would be higher in the four suburban 
regions than those under Concepts 1 or 2, although the overall GTA 
density would be less than that under Concept 2 because Concept 3 
would have less population intensification in Metro Toronto. This is 
in line with the typology of the three concepts, as discussed earlier in 
section 2.2. Generally, incremental population plus non-industrial 
employment gross densities in the four suburban regions under 
Concept 3 would be in the range of 15-30 persons per acre (37-74 
per ha). The consumption of greenfields land under Concept 3 
would, as a result, be intermediate between that under Concepts 1 
and 2, and the way in which this land consumption would be 
distributed among the area municipalities is shown in Exhibit 11. 
The amount of new land consumed for industrial employment in 
Concept 3 is quite similar to that for Concept 1, reflecting the fairly 
similar levels of industrial employment in the four suburban regions 
and the fact that industrial employment on greenfields land does not 
lend itself to compact, nodal densities. If it were not for this factor, 
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Greater Toronto Area Urban Structure Concepts Study: 
Background Report No. 1: Description of Urban Structure Concepts 


5.4 MAP OF 
CONCEPT 3 


there would be a larger difference between the new land consumed 
under Concepts 1 and 3. 


Concept 3 is shown conceptually in map form on Exhibit 12. In line 
with the earlier discussion in section 2.2, we have not attempted to 
show a hierarchy of nodes or even their exact locations on the map, 
in order to stress the "pre-planning" nature of this and the other two 
concepts. It will be noted, however, that there is a general 
correspondence between the locations of some nodes within the 
existing urbanized area under Concept 3 (as shown on Exhibit 12) 
and those for Concept 2 shown on Exhibit 10. This reflects the 
existence of the CBD and various city centres and the locations of 
major redevelopable land sites, as discussed earlier. The types of 
node locations conceptually illustrated in the four regions adjacent to 
Metro are intended to illustrate potential locations which reflect 
existing communities and existing or expanded transportation 
networks, particularly commuter rail and rapid transit. 


At this stage, we have deliberately refrained from estimating the size 
and exact location of possible nodes, for the reasons outlined in the 
previous paragraph. The projected population and employment levels 
for 2011 and 2021 in each area municipality provide information on 
the assumed distribution of urbanization under Concept 3. For 
purposes of infrastructure analysis, we take into account the 
differences in gross density between Concept 3 and the other two 
concepts in each area municipality, as well as the possible locations of 
nodes under Concept 3 in broad terms, in estimating impacts on 
transportation capacity requirements, modal splits, water/sewer 
requirements, human services and greening/environment implications, 
etc. 
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1988 Residential Population and 
Non-Industrial Employment Areas 
1988 Industrial Employment Areas 
2021 Additional Urbanized Areas 
2021 Conceptual Node Locations 


2021 Urbanized Area Outline 
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Greater Toronto Area Urban Structure Concepts Study: 
Background Report No. 1: Description of Urban Structure Concepts 


6. A BASIS FOR The consultant team developed the above three urban structure 

COMPARISONS concepts in consultation with the Urban Structure Subcommittee 
(USSC). The concepts were prepared as the basis for assessing the 
infrastructure and related needs, including capital costs, of each 
concept in terms of the following: 


transportation requirements, including trans-GTA facilities 
and connections to the surrounding areas along with 
transportation/utility corridors and urban separators; 


hard servicing needs in terms of trunk water and sewer 
systems and solid waste management facilities; 


human services and facilities, including health, education, 
cultural/recreation, social and protection requirements and 
their capital costs; 


greening/environment implications, the ability to provide 
urban separators, and impacts on preservation of the 
natural attributes of the GTA and the potential to 
recover those that are currently threatened or require 
substantial rehabilitation: and 


external impacts on the hinterland areas adjacent to the 
GTA. 


Comparisons of the three concepts were then developed based on the 
above analyses and involving other, more qualitative criteria. The 
results of this work are described in the Summary Report and, in 
more detail, in the companion background reports of this study. 
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URBAN STRUCTURE CONCEPTS AT 
THE 62 ANALYSIS DISTRICT LEVEL 
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APPENDIX A 


The 30 area municipalities have been disaggregated into 62 smaller geographic areas, 
which are referred to as analysis districts. Within Metro Toronto, the analysis districts are 
equivalent to the 16 planning districts used by the municipality. In other cases (e.g. 
Mississauga), the area municipality has been divided into several analysis districts. The 
boundaries of the 62 analysis districts in the GTA are depicted in Exhibit A-1. 


The population and employment projections for the area municipalities detailed in Exhibits 
5, 9 and 11 were disaggregated to the analysis district level for the years 2011 and 2021 
under each of the three urban structure concepts. Future population and employment 
were distributed by assigning each analysis district a proportion of the area municipality's 
growth, which varied according to current and anticipated levels of urbanization and land 
use in the analysis district. 


Population and total employment (including industrial and non-industrial employment) 
distributions for the 62 analysis districts under the three concepts are detailed in 
Exhibit A-2. 
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